
City of East Bethel   
City Council Agenda 
Work Session - 6:30 PM 
Date: June 2, 2010 
 
 
  Item 
 
6:30 PM 1.0 Call to Order 
 
6:31 PM 2.0 Adopt Agenda 
 
6:32 PM 3.0 Discussion of Significant Natural Environmental Area (SNEA) – Overlay  
   District 
 
7:25 PM 4.0 Adjourn 

 



 
 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *  
Date: 
June 2, 2010 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *  
Agenda Item Number: 
Item 3.0 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *  
Agenda Item: 
Significant Natural Environmental Area (SNEA) – Overlay District 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *  
Requested Action: 
Informational for discussion 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *  
Background Information: 
On April 7, 2010, staff presented City Council with suggestions and information regarding 
potential changes to the SNEA overlay district.  Section 59 of the City’s Zoning Ordinance 
provides for purpose and intent of a SNEA overlay district but lacks some of the specifics to 
effectively implement the provisions of this section of City Code.  For example, there is no 
calculation process for determining how many lots will be permitted in certain areas identified as 
a SNEA.   This is an item that Council must discuss to determine how it will apply density 
calculations such that this aspect of development is applied uniformly for across all developer 
requests. 
 
We are asking that Council review the suggestions and provide feedback such that amendments 
to the current ordinance can be developed and presented for Council consideration.  Following 
adoption of the amendments to the current SNEA Ordinance, several other documents/plans will 
require updating or change.  This includes the Water Management Plan, the addition of a Storm 
Water Management Ordinance and the Planned Unit Development (PUD) section of the zoning 
ordinance.  As noted, these are separate actions by the City Council following the adoption of 
SNEA Ordinance amendments.  
 
 
The framework for this ordinance was adopted in the City Comprehensive Plan that was adopted 
in August, 2007.  From this framework, the current SNEA ordinance was drafted. 
 
Again, the basic ordinance is in place.  There are four specific areas that need refining within the 
structure of the current ordinance that make it effective. 
 
First, dimensional standards, separation distances, maximum densities, and means of calculation 
of allowed units need to be established.   
 
Since the SNEA Overlay District is intended to provide for greater flexibility in land use 
planning, it is not typical to have dimensional standards.  However, separation distance of 
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property lines of all lots should be established in order to allow buffer screening and to minimize 
land use conflicts.  Examples for separation distances are as follows: 
 

1) Property line to existing or proposed arterial street rights-of-way: 25 feet 
2) Property line to subdivision perimeter boundaries: 25 feet 
3) Property line to existing buildings or barnyards housing livestock: 100 feet 
4) Property line to wetlands: 25 feet from the ordinary high water mark (if public wetland) 

or delineated wetland edge. 
 
 
It is typical to allow a density of 1.5 dwelling units per net buildable acre.  However, City 
Council needs to establish a specific density number to be applied in SNEA developments.  Net 
buildable area (NBA) is calculated using the following method: 
 

From the gross acreage of the site, subtract the unbuildable areas: 

Gross Acreage of Site ________ acres 

Unbuildable area ________ acres 
Land within existing road right-of-way ________ acres 
Land within existing utility and railroad right-of-way ________ acres 
Land within the 100-year floodplain ________ acres 
Land within wetlands, ponds, and lakes ________ acres 

Total unbuildable area ________ acres 

Net buildable area (NBA) ________ acres 
Where two or more categories overlap, the overlapping area shall be counted only once. 
To determine the number of dwelling units permitted, the net buildable area shall be multiplied 
by the maximum net density, rounding to the nearest whole number. 

_________Acres NBA multiplied by ________(max. net density) = ________ permitted 
dwelling units 

 
Second, open space requirements and landscape design standards need to be established.   
It is typical for a City Council to require up to 50 percent of the total area of each PUD to be 
designated as open space.  The required amount of open space could be in addition to any land 
that would be used to satisfy the public park dedication requirements.   Open space priorities 
should be established. Open spaces should generally be located and designed to incorporate the 
following areas listed in order of priority: 
 

a) Existing ecological resources identified as environmentally sensitive areas in the Parks, 
Trails, and Open Space Comprehensive Plan. 

b) Land within the significant natural environmental areas (SNEA) as identified on the 
Official Map of the City of East Bethel in the Comprehensive Plan.  

c) Lands, particularly those adjacent to rivers, streams, wetlands and drainage areas that 
may be subject to potential for soil disturbance leading to erosion that is detrimental to 
water quality. 

d) Natural drainage ways such as wetlands, creeks, streams, etc. 



Other open space areas, depending on the individual parcel and its location, may also be 
important for open space designation, such as: 

a) Other healthy woodlands, particularly those performing important ecological functions 
such as soil stabilization and protection of streams, wetlands and wildlife habitats. 

b) Areas where precipitation and storm water treatment are most likely to recharge local 
groundwater resources because of topographic and soil conditions affording high rates of 
infiltration and percolation. 

c) Hedgerows, groups of trees, specimen trees and other unique or significant vegetation 
features. 

d) Historic or culturally important structures and sites. 

Open space design standards should be considered when a developer is designing the PUD.  
Options and considerations include the following: 

a) Open space should be interconnected wherever possible to provide a continuous network 
of open space land within the PUD and throughout the city.  It should coordinate and 
maximize boundaries with open space on adjacent tracts. 

b) Incorporate public trails and/or public open space designated in the Comprehensive Plan 
and the Parks, Trails, and Open Space Comprehensive Plan. 

c) Designated public access trails shall be protected by an access easement owned by the 
City. 

d) Open space uses may include natural/passive and active recreation areas; agriculture 
parcels; storm water management facilities; neighborhood greens; trail links; and, 
boulevards. 

e) Open space should be distributed throughout the development to serve and enhance as 
many dwelling units as possible. At least 75 percent of the lots shall directly abut or face 
open space land across a street. Non-adjoining lots shall be provided with convenient 
access to the open space through access strips at least 30 feet wide. Access to open space 
used for agriculture may be restricted or prohibited for public safety and to prevent 
interference with agricultural operations. 

f) Views of new dwellings from exterior roads and abutting properties should be minimized 
by the use of changes in topography, existing vegetation or additional landscaping. Ridge 
and hilltops should be contained within open space areas wherever possible. Trees should 
not be removed from ridge and hilltops. 

g) The entire area set aside as open space shall be maintained in perpetuity. This restriction 
shall run with the land and be binding on successors and assigns of the landowner. 

h) The boundaries of designated open space areas shall be clearly delineated and labeled on 
PUD plans. These areas shall be delineated in the field with signage or other measures 
approved by the City. 

i) Agricultural open space uses should use conservation practices consistent with those 
described in the “National Handbook of Conservation Practices,” published by the United 
States Department of Agriculture Natural Resources Conservation Service. 



Landscape design standards should be established.  Landscape design standards outlined in the 
SNEA are different than that for a standard subdivision.  Landscape design standards for PUD’s 
are to remain flexible as each development is different. Some examples City Council may want 
to consider when reviewing a SNEA PUD landscaping are as follows: 

a) Street trees may be planted along internal streets passing through common open space. 

b) Informal arrangements are encouraged for street trees, to avoid the urban appearance that 
regular spacing may invoke. 

c) The species of street trees shall be consistent with species found in the oak-savanna 
forest. 

d) A planted buffer area at least 25 feet in width shall be established within all separation 
areas between exterior arterial or major collector roads and property lines. 

e) Planted buffers between clusters of residential lots are encouraged to enhance privacy and 
a rural appearance between lots. 

f) Buffers consisting of an informal arrangement of native plant species found in oak-
savanna forests combined with infrequent mowing are strongly encouraged to create a 
low-maintenance, natural landscape. 

g) Planted buffers are also encouraged along natural drainage areas to minimize erosion. 

h) Mass grading for open space and other common landscaped areas and storm water 
management areas shall be avoided to reduce compaction and impacting water infiltration 
rates. 

Third, low impact design (LID) standards need to be established and should be incorporated into 
all proposed developments.  These standards need to be taken into consideration when City 
Council reviews a PUD.  However, to effectively implement the standards they need to be 
incorporated into the East Bethel Water Management Plan.  This plan is currently under review.  
LID standards have been established by the MPCA and MNDNR and have been adopted by a 
number of municipalities.  The primary goal of LID is to reduce the amount of storm water 
runoff and to mimic the pre-settlement site hydrology through storage, infiltration, evaporation, 
and maintenance of natural drainage patterns.  LID site planning and design include: 
 

a) Disconnecting impervious surfaces 

b) Treatment of water close to the source 

c) Avoiding mass grading and soil compaction 

d) Reducing road widths 

e) Use of joint/shared parking facilities/driveways 

f) Reducing the length and width of driveways 

g) Preserving areas with highly permeable soils for infiltration 

h) Reduced parking spaces 

i) Use alternatives to the traditional cul-de-sac as appropriate depending on site conditions 
and public safety needs. 



 
And fourth, storm water management design techniques should be established to implement LID 
standards.  A Storm Water Management ordinance will be required to identify the techniques and 
best management practices necessary to implement LID.  Techniques and best management 
practices to be considered when reviewing a PUD should include: 
 

a) Reduce volume through use of infiltration practices such as bio-infiltration, vegetated 
swales, permeable pavement, infiltration basins and trenches. 

b) Reduce volume through on-site storage for reuse (irrigation, storm water runoff) 

c) Make storm water treatment facilities visible and attractive site amenities 

d) Use flat or slotted curbing to convey water into the storm water system 
 
We have included a copy of Section 59 of the City’s Zoning ordinance for your review and 
information.  Suggestions noted above are predicated on the City of Hanover’s Conservation 
Design ordinance that was adopted in January, 2010.  The purpose and intent of the City of 
Hanover’s Conservation Design ordinance is taken directly from their Comprehensive Plan.  We 
have included a copy of Hanover’s Conservation Design ordinance and Residential Density 
Incentive ordinance for your review.   This is the same process staff has proposed for the SNEA 
Ordinance changes for the City. 
 
Staff has been working with Ms. Anne Gelbmann from the Minnesota Pollution Control Agency 
(MPCA) regarding conservation design.  Ms. Gelbmann has assisted numerous communities 
throughout the conservation design process.  Ms. Gelbmann is available to speak with City 
Council at a work session on July 21, 2010.  She has suggested having Mr. Jim Hennessey, 
Hanover Planning Commission member, to be present at the work meeting to partake in 
discussions.  Mr. Hennessey has played an integral part in the coordination, facilitation, and 
adoption of the conservation design process in Hanover.  Also, staff has been involved in 
workshops Mr. Hennessey has facilitated during the process and after the adoption of the 
conservation design ordinance. 
 
At this time, staff is asking Council to review the suggestions and provide feedback at the work 
session. Following adoption of the amendments to the current SNEA Ordinance, several other 
documents/plans will require updating or change.  This includes the Water Management Plan, 
the addition of a Storm Water Management Ordinance and the Planned Unit Development 
(PUD) section of the zoning ordinance.  As noted, these are separate actions by the City Council 
following the adoption of SNEA Ordinance amendments.  
 
The proposed ordinance amendments would not change those areas on the City’s Official Zoning 
Map that have been identified as SNEA’s including those that may contain natural resource 
corridors.  Should Council wish to make changes to the Zoning Map by adding additional natural 
resource corridors or SNEA parcels, this is a separate process and are not included as part of 
Section 59 of the Zoning Ordinance.  Any Zoning Map amendments would require identification 
of the areas to be included as SNEA’s, a public hearing before the Planning Commission and 
presentation to City Council for adoption.  Any such change to the Zoning Map will require 
2/3rds majority vote by the City Council. 
 
Attachments: 

1. Appendix A, Zoning Ordinance, Section 59, Significant Natural Environmental Area 
(SNEA) – Overlay District as adopted 



2. City of Hanover Conservation Design Ordinance 
3. City of Hanover RA-PUD Residential Density Incentives Ordinance 

 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *  
Fiscal Impact: 
None at this time 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
Recommendation(s): 
Staff requests City Council review the suggestions and provide feedback such that the 
amendments to the current SNEA Overlay District can be developed and presented to Council 
for consideration.  Also, staff requests a work session be scheduled on July 21, 2010 at 6:00 PM 
to continue discussion of the SNEA Overlay District and for a presentation from Ms. Anne 
Gelbmann from MPCA. 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *  
City Council Action 
 
Motion by:_______________    Second by:_______________ 
 
________________________________________________________________________ 
 
________________________________________________________________________ 
 
________________________________________________________________________ 
 
Vote Yes:_____     Vote No:_____ 
 
No Action Required:_____ 
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